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Agenda Item 4b



 
 
Application Number:  0020/2019 
 
Development:  Major planning application for the development of Coton House 

Farm, to provide 141 dwellings (including the provision of 
affordable housing and public open space) 

 
Location:  Coton House Farm, Coton Lane, Tamworth 
 

 

 
 
1. Description of Proposal 

 
1.1. This application seeks full planning permission for a residential development comprising of 

141 new dwellings, with associated public open space and an access road on land to the 
north of Coton Lane. The application also includes the demolition of the existing Coton 
House Farm and associated buildings. The scheme will be broadly two storey dwelling 
houses with a two and three storey apartment block to the north west of the site. The public 
open space is located in the centre of the site, and the site connects to an existing public 
right of way to the east. The site will have one access/egress onto Coton Lane. The 
application includes off-site highway works, in the form of traffic calming measures on 
Coton Lane. The majority of the site is situated within the Tamworth Borough Council 
boundary and as such falls to the Borough Council to determine, however a small part of 
the north of the site is located in Lichfield District Council‘s boundary, hence it is a cross-
boundary planning application. 
 

1.2. Four videos have been prepared by the agents to show the site and surroundings and can 
be found by clicking here 
 

 
2. Site and Surroundings 

 
2.1. The site is located to the north of Tamworth, to the north of Coton Lane. The site forms part 

of the boundary between Tamworth and Lichfield, with a small proportion of the north of the 
site located within Lichfield District Council. 

 
2.2. In total, the whole site is approximately 4.7ha and is comprised of mainly arable agricultural 

land. The site is roughly rectangular in shape and is located on greenfield and brownfield 
land. The site incorporates an agricultural field as well as several buildings in residential 
and commercial use as part of a former farm. 

 
2.3. The site is considered to have heritage value; despite the removal of a small number of 

field boundaries, the wider landscape retains its overall historic planned character. The site 
is located near to heritage assets, a Grade II listed bridge and Hopwas Conservation Area, 
which are both within Lichfield District Council, and some 600m from the site. 

 
2.4. The site is currently in private ownership, with private access and egress. There is a public 

right of way at the eastern boundary of the site (Public Footpaths No. 0.145 Tamworth 
linking with Public Footpath No. 0.488 Wigginton and Hopwas Parish, which would need to 
be retained should planning permission be granted. 

 
2.5. The site is located within Flood Zones 2 and 3, and is defended by an existing flood 

defence which is located on the northern boundary of the site. There is a sewage works 
nearby, also located on Coton Lane to the north east. 
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3. Recommendation 

 
3.1. The application is recommended for approval, subject to conditions and Section 106 

agreement. 
  
 
REPORT: 

 
4. Policies and Guidance: 
 
4.1. National Planning Policy Framework (NPPF) 2019 
 

National Planning Practice Guidance (NPPG) 
 
Tamworth Borough Council Local Plan 2006-2031:  

 
SS1  – The Spatial Strategy for Tamworth 
SS2 – Presumption in Favour of Sustainable Development 
HG1 – Housing  
HG4 – Affordable Housing 
HG5 – Housing Mix 
HG6 – Housing Density 
EN3 – Open Space and Green and Blue Links 
EN4 – Protecting and Enhancing Biodiversity 
EN5 – Design and New Development 
EN6 – Protecting the Historic Environment 
SU2 – Delivering Sustainable Transport 
SU4 – Flood Risk and Water Management 
SU5 – Pollution, Ground Conditions and Minerals and Soils 
SU7 – Sport and Recreation 
IM1 – Infrastructure and Developer Contributions 
Appendix A – Housing Trajectory 
Appendix C – Car Parking Standard 
 
Tamworth Design Guide Supplementary Planning Document (SPD) 2019 

 
5. Relevant Site History 

 
5.1. Pre-application advice only: 

 
0401/17: Residential development of 47 dwellings and alteration of existing access 

 
0406/17: Pre-application for a residential development up to 106 dwellings 
 

6. Consultation Responses 

 
6.1. Responses have been received from consultees which are detailed below and addressed 

in this report. Whilst every effort has been made to accurately summarise the responses 
received, full copies of the representations received are available to view at 
www.tamworth.gov.uk. 

 
6.2. Environment Agency 
 
 No objection to the development subject to conditions. 
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6.3. Staffordshire County Council - Lead Local Flood Authority 
 

No objection to the development subject to conditions. 
 
6.4. Staffordshire County Council - Highway Authority. 
 

No objection to the development subject to conditions. 
 

6.5. Staffordshire County Council - Archaeology 
 
 No objection to the development subject to conditions. 

 
6.6. Staffordshire County Council - Ecology 

 
No objection to the development subject to conditions. 
 

6.7. Staffordshire County Council - Schools Organisation 
 
 No objection to the development subject to Section 106 agreement. 

 
6.8. Staffordshire County Council - Public Rights of Way 

 
No objection to the development. 

 
6.9. Tamworth Borough Council - Tree Officer. 
 

No objection to the development subject to conditions. 
 
6.10. Tamworth Borough Council - Environmental Health 
 

No objection to the development subject to conditions. 
 
6.11. Tamworth Borough Council - Waste Management 
 

No objection to the development. 
 

6.12. Tamworth Borough Council – Conservation. 
 

No objection to the development subject to conditions 
 
6.13. Tamworth Borough Council – Development Plan. 
 
 No objection to the development. 
 
6.14. Lichfield District Council 
 
 No objection to the development. 
 
6.15. Severn Trent Water 
 
 No objection to the development subject to conditions. 
 
6.16. Staffordshire Police. 
 
 No objection to the development. 
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6.17. Staffordshire Fire and Rescue 
 

No objection to the development. 
 
 
7. Additional Representations 
 
7.1. As part of the consultation process, adjacent residents were notified via letter and a press 

notice, and site notices were also erected. The application has received 1,564 letters of 
objection from the public, 46 letters of comment from the public, and 1 letter of support 
from the public. The objections and comments raised will be addressed in this report. 
Whilst every effort has been made to accurately summarise the responses received, full 
copies of the representations received are available to view at 
www.tamworth.gov.uk/planning. The main issues raised in the objections are summarised 
below: 

 

 Flood risk to new dwellings 

 Increased flood risk to existing properties 

 Removal of the existing flood defence 

 Highway safety 

 Lack of car parking 

 Increased pressure on schools 

 Increased pressure on the National Health Service (NHS) 

 Impact upon wildlife 

 Impact upon the residential amenity of existing neighbouring properties 

 Impact upon visual amenity 

 Density of the development 

 Design of the dwellings 
  

Additional representations have been submitted from neighbouring properties; however 
these have been received outside of the formal consultation window. These do not raise 
any new issues other than those included above. 
 
 

8. Equality and Human Rights Implications  

 
8.1. Due regard, where relevant, has been taken to the Tamworth Borough Council’s equality 

duty as contained within the Equalities Act 2010. The authority has had due regard to the 
public sector equality duty (PSED).  Under section 149 of the Equality Act 2010, a public 
authority must in the exercise of its functions, have due regard to the interests and needs 
of those sharing the protected characteristics under the Act, such as age, gender, disability 
and race. This proposal has no impact on such protected characteristics. 

 
8.2. There may be implications under Article 8 and Article 1 of the First Protocol of the Human 

Rights Act, regarding the right of respect for a person’s private and family life and home, 
and to the peaceful enjoyment of possessions.  However, these issues have been taken 
into account in the determination of this application. 

 
9. Planning Considerations 

 
The main considerations regarding this application are as follows: 

 

 Principle of development 

 Capacity and density 

 Layout 

 Design and visual amenity 
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 Residential amenity 

 Housing density, housing mix and affordable housing 

 Public open space provision 

 Access and highway safety 

 Flood risk 

 Planning obligations 

 Other matters 
 
 Principle of development 
 
9.1 The most recent and up to date policy is The National Planning Policy Framework 2019 

(NPPF). It states that the purpose of the planning system is to contribute to the 
achievement of sustainable development and at the heart is the presumption in favour of 
sustainable development. This means approving development proposals that accord with 
an up to date development plan, without delay. Policy SS1 of the Local Plan gives the 
spatial strategy to provide development in the most accessible and sustainable locations to 
meet housing and employment needs, whilst safeguarding natural and built assets, and 
policy SS2 requires any proposals that are sustainable and in accordance with the Plan 
should be approved without delay. The site is an allocated site for residential development 
in the adopted Tamworth Borough Council Local Plan 2006-2031 (Local Plan) policy HG1. 
Therefore, housing is considered acceptable on this site.  

 
9.2 Section 5 of the NPPF outlines that the Government’s objective is to significantly boost the 

supply of housing. The adopted Local Plan meets this objective through the allocation of 
sites and a strategic framework which provides the flexibility to grant approvals for housing 
on sites that are not allocated but meeting the policy requirements of the Local Plan.  
 

Capacity 
 

9.3 The housing trajectory in the adopted Local Plan (2016) states an anticipated capacity of 
77 dwellings for the site. It is important to recognise that this number comes from the 
Strategic Housing Land Availability Assessment (SHLAA) carried out in 2012 and was 
based on information available at the time the assessment was made. The 77 capacity 
figure is derived from a smaller developable area, 3.65 hectares due to a large part of the 
assessed site being within floodzone 3b, the most at risk of flooding. Since that 
assessment was undertaken in 2012, the Lower Tame flood defence scheme has been 
implemented, which included a new flood embankment to the north of Coton Lane, leading 
to the developable area of the site being bigger than was anticipated.  

 
9.4 The housing trajectory has not been updated to reflect the implications of a larger 

developable area for the site. The increased number of dwellings proposed in the 
application when compared to the Local Plan estimate is therefore a direct result of the 
amount of developable area available to build upon. The application proposes a larger area 
with the flood defences in place. In addition the higher number of houses is also directly 
attributable to the density of houses on the site.  

 
 9.5 Housing need figures in the Local Plan are minimum figures and the Government expects 

more housing to be built, where it accords with Local Plan policies. Significantly boosting 
the supply of housing is a key priority for the Government and reflected in the NPPF. It is 
therefore acceptable and policy compliant for a site allocated for 77 houses to deliver more. 
 

Density 
 

9.6 Section 11 of the NPPF, Making effective use of land,  states that planning policies and 
decisions should promote an effective use of land in meeting the need for homes and other 
uses while safeguarding and improving the environment and ensuring safe and healthy 
living conditions. Paragraph 123, in reference to densities states, where there is an existing 
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or anticipated shortage of land for meeting identified housing needs, it is especially 
important that planning policies and decisions avoid homes being built at low densities and 
ensure that developments make optimal use of the potential of each site. It goes on to state 
that a) plans should contain policies to optimise the use of land in their area and meet as 
much of the identified need for housing as possible….. b) The use of minimum density 
standards should also be considered for other parts of the plan area. It may be appropriate. 
to set out a range of densities that reflect the accessibility and potential of different areas, 
rather than one broad density range; and c) local planning authorities should refuse 
applications which they consider fail to make efficient use of land, taking into account the 
policies in this Framework. 

 
9.7 Local Plan policy HG6 sets out the minimum densities that developments within Tamworth 

are expected to achieve, and states that: 
New residential development will make efficient and effective use of land, while enhancing 
the character and quality of the area it is located in. Where viable and appropriate to the 
local context and character it will be expected to achieve the following densities on the 
sites net developable area 
 

 Within or in close proximity to the town centre, local and neighbourhood centres and the 
Wilnecote Regeneration Corridor a density of 40 dwellings per hectare or greater. 

 Away from these locations but within the urban area, a minimum density of between 30 and 
40 dwellings per hectare. 

 
9.8 When applying the method set out in the supporting text to policy HG6, the NET density of 

the proposed development is considered to be 50 dwellings per hectare. Whilst this is 
higher than the 30–40 dwellings range, as stated in the policy, this range is stated to be 
considered as a minimum.  

 
9.9 Since the adoption of the Local Plan the Borough Council has adopted standards that 

relate to the design and amenity considerations when assessing proposals for large 
housing sites. The standards provide a measure that must be met by developers when 
designing the proximity of houses to each other and also the size of outdoor space 
attributable to each plot. Therefore the number of dwellings the site can facilitate is 
dependent upon satisfying other requirements, such as separation distances, parking 
space standards and also the overall design of the scheme. The consequence of this new 
Supplementary Planning Document (SPD) which is up to date and has weight in the 
decision making process, is that if a developer meets those standards there is potential for 
more houses to be met on site and developers will not move away from acceptable and 
adopted standards. In essence, the SPD naturally increases density and is material in the 
decision making process. 

 
9.10 Density is also higher on site due to the number of apartments on the site, necessary to 

meet the housing mix in policy HG5. Thirty apartments will have a smaller footprint than the 
equivalent number of houses.  

 
9.11 Assessing the proposal against the requirements set out in policy HG6, and the NPPF it is 

considered that a net density of 50 dwellings per hectare would be in compliance with the 
policy, and forms a highly efficient use of land which can demonstrate that 141 houses can 
be adequately accommodated on the application site. Fifty dwellings net density is higher 
than the minimum range of 30-40 net density but in understanding why the density is 
50net, the SPD and housing mix have contributed to it and therefore is policy compliant.  

 
Layout 

 
9.12 The original number of dwellings proposed on the site when the application was first 

submitted was 163 new dwellings. However, this has been reduced to 141 dwellings. This 
reduction has been the result of officer negotiation to improve the layout and visual 

Page 43



appearance of the scheme. This reduction has been necessary to improve the overall 
design of the scheme and to reduce the impact of the development upon visual amenity, in 
particular the character and appearance of the area, to ensure that the scheme would be 
in-keeping with the surrounding area, and not appearing overly dense when compared to 
the pattern of development in the surrounding area. The layout was amended in order to 
meet minimum distance and separation standards between properties and for rear garden 
areas to meet the minimum standards required. Therefore, the scheme has been 
amended, reducing the number of dwellings to result in 141 proposed dwellings which 
appears less dense and complies with distance and separation standards. 
 

9.13 The scheme has been amended to improve the layout and overall design of the 
development. The general layout of the proposed development is a typical modern estate 
layout, with a spine road and cul-de-sacs off this road. The dwellings are located off the 
spine road and cul-de-sacs, and have been designed to face outwards towards Coton 
Lane, ensuring the development relates to the existing street scene. ‘Corner turners’ 
(dwellings with dual aspects) have also been introduced in prominent locations, other 
dwellings, have been designed to act as landmarks on the proposed estate, for example, 
being of a different material type. 
 

9.14 There is one access to the proposed development from Coton Lane. The access is 
generally centrally located and has been designed to give a boulevard feel to the entrance 
of the development. This access road is tree lined and allows a view of the public open 
space from Coton Lane. The scheme has an area of public open space, which is located in 
the centre of the proposed development. This improves the visual amenity of the scheme, 
as well as allowing the area of open space to be accessible to all residents. The 
apartments have been located towards the north west of the site, allowing a view to the 
open countryside north of the site. 
 

9.15 Therefore, following amendments described above, the scheme is considered to be in 
accordance with the adopted Tamworth SPD 2019 and policy EN5 of the adopted 
Tamworth Local Plan 2006-2031. 

 
 Design and visual amenity  
 
9.16 The proposed house types are considered acceptable and full details of materials will be 

required by conditions if the scheme is approved. The proposed house types are standard 
dwellings, with features reflective of modern new build houses in the UK. They are a mix of 
detached, semi and terraced houses mainly 2 storey, and blocks of apartments. 

 
9.17 The proposed dwellings are considered to provide-high quality development, particularly as 

there are new developments, currently being built on Coton Lane, introducing new build 
house types to the area.  

 
9.18 The proposed three storey apartments to the north eastern corner of the site were a 

revision to the scheme and were not originally proposed. The apartments have been 
redesigned a number of times to address design concerns and to reduce their impact on 
the character and appearance of the area. The apartments now reflect a 
Georgian/farmhouse aesthetic, which is more appropriate in this context, particularly due to 
the site being on the edge of Tamworth. 

 
9.19 Therefore, in accordance with the adopted Tamworth SPD 2019 and policy EN5 of the 

adopted Tamworth Local Plan 2006-2031. 
 
 Residential amenity 
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9.20 The number of dwellings on site has been reduced from 163 to 141 dwellings. This has 
been necessary for a number of reasons, including reducing the impact of the development 
upon residential amenity and neighbouring properties. 

 
9.21 As the scheme is proposed on a 4.7ha site which includes the demolition of existing 

buildings, this limits the impact of the proposed development. However, separation 
distances and minimum garden length standards have been assessed in relation to 
properties which neighbour the site to ensure that they are complied with. These distances 
have also been assessed for compliance regarding the proposed dwellings and how they 
relate to each other. Separation distances of 21m have been met between dwellings, 
separation distances of 15m to gables have been met, and minimum rear garden depths of 
10.5m have been met. There should be no significant detrimental impacts from the 
proposed new dwellings in terms of privacy/overlooking, or appearing overbearing. Due to 
the relatively large size of the site (including the demolition of one residential property), the 
proposed development does not directly border a large number of existing properties. 
Where this is the case, the above separation distances and minimum garden lengths have 
again been assessed and complied with. 

 
9.22 Therefore, the proposed development is compliant with guidance set out in the adopted 

Tamworth Design SPD 2019 and policy EN5 of the adopted Tamworth Local Plan 2006-
2031. 

 
 Housing mix 

 
9.23 The proposed development would see the delivery of 141 dwellings in the following mix: 
 

Number of 

bedrooms: 

Percentage (and 

number) proposed: 

 

Local Plan policy HG5 

percentage: 

1 4% (6)  4% 

2 42% (59)  42% 

3 39% (55)  39% 

  4+ 15% (21)  15% 

 
 
9.24 The proposed development is therefore exactly in accordance with the required mix and so 

is fully compliant with policy HG5 of the adopted Tamworth Local Plan 2006-2031. 
 

 Affordable housing 
 
9.25 Policy HG4 seeks to deliver at least 1,000 affordable dwellings within the Borough over the 

plan period. In order to achieve this, the policy sets a requirement for at least 20% of 
dwellings on new residential developments of 10/more dwellings to be affordable. The 
current proposal would see the delivery of 29 affordable dwellings, which equates to 
approximately 20%. The policy also requires a mix of 25% intermediate tenure and 75% 
rented, to be split between social rented and affordable rented. 

 
9.26 The affordable dwellings are proposed to be tenure blind and to be distributed across the 

development site. The provision of affordable dwellings is across a variety of house types, 
to ensure a diverse and mixed community. 

 
9.27 Provision of affordable housing has therefore been provided on site in line with policy HG4 

of the adopted Tamworth Local Plan 2006-2031. 
 
 Public open space provision 
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9.28 The development is required to provide open space in line with the Local Plan policy EN3. 
The open space provided will be 0.6 hectares and is located centrally within the site. The 
public open space will include an area of informal play, as well as equipped play 
(comprising of a family trail and outdoor gym equipment). 

 
9.29 Policy EN3 (Open Space and Green and Blue Links) states that “all new housing 

development should be within 400m of accessible high quality open space as defined in 
the Open Space Review 2012. New on site open space should be provided where this is 
not the case using a standard of 2.43ha/1,000 population as a guide.” Based on the current 
mix, the population of the development is calculated to be 511 residents, resulting in a 
requirement for 1.24ha of open space. The applicant is currently proposing 0.6ha on site. 
 

9.30 The Fields in Trust best practice guidance for open space (formerly known as the ‘6 acre 
standard’) is used when determining what type of open space should be provided on site. 
Based on the guidance, for the proposed development, the expected quantities of open 

space to be provided on site are: 
0.83Ha of playing fields; 
0.31Ha of informal open space; and 
0.10Ha of equipped play. 
1.24Ha in total. 
 

9.31 The Buckingham Road open space is a good quality, accessible open space (as defined in 
the 2012 Open Space Review) and is within an appropriate distance of the application site. 
Therefore a portion (0.64Ha) of the playing fields element of the overall open space 
requirement would not be required on site. In addition, there is an area of open space on 
the opposite side of Coton Lane to the site, near to Helmingham. The open space in 
question is a small area of grass verge predominantly planted with trees and mature 
shrubs. Whilst it is not ideal for informal play it is nevertheless considered high quality 
accessible open space in the 2012 Open Space Review and is within 400m of the 
application site. 

 
9.32 In summary, although the proposal does not provide the 1.24Ha of open space that the 

Fields in Trust best practice recommends for development of this type, the site is within an 
appropriate distance of the Buckingham Road playing fields and other areas of open space 
and provides a central, equipped open space of 0.6Ha within the proposal. Therefore, the 
proposal is considered to be in accordance with Local Plan policy EN3. 

     

 Access and highway safety 
 
9.33 The planning application includes a Transport Assessment, which gives information in 

terms of projected trip generation and impact as a result of the proposed development. Trip 
generation is assessed using the TRICS database (a nationally accepted database, 
containing observed generated traffic data at a large number of different development 
sites). 

 
9.34 Mitigation measures are to be provided in the form of off –site highway works. This will see 

the construction of speed cushions, which are in effect smaller speed bumps which slow 
cars but leave buses and larger vehicles unaffected. 

 
9.35 Staffordshire County Council were consulted and concluded that the trip rates, the future 

year of 2024, the distribution detailed in Appendix G, and the committed development 
detailed in the Transport Assessment (TA) are all considered acceptable. On the basis of 
the assignment of the proposed trips, the primary impact of the development traffic will be 
at the roundabout junction of Coton Lane with A51 Lichfield Road. The Junctions capacity 
assessment of this junction contained in the TA has found that it will continue to operate 
within capacity in the future years in both the am and pm peaks. This conclusion agrees 
with the conclusion reached in the TA for 0149/2015 for 170 dwellings. SCC Highways is 
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not aware of any existing situation of queuing and delays at this junction that could be 
exacerbated by the proposal. 

 
9.36 Taking into consideration the above, it is accepted that the traffic impact of the 

development at all junctions is acceptable and no highway improvements at the existing 
junctions are required in order to mitigate the impact of the development traffic detailed in 
the TA. 

 
9.37 The Proposed Traffic Management Scheme Speed Cushions (Drawing No. 20206-07) 

shows revised details of a comprehensive scheme of speed reduction measures being 
speed cushions on Coton Lane between its junctions with A51 Lichfield Road in the west 
and Mariner in the east. Although the bus stops on Coton Lane are not currently served, as 
previously advised by SCC Highways, the drawing also shows the relocation of the 
eastbound bus stop at the site frontage and a new pole and flag provided. It is considered 
by SCC Highways that the Drawing generally shows an effective, appropriate scheme for 
speed reduction measures being speed cushions, that attempts to deliver speeds of 30 
mph (in accordance with the speed limit) on the road, and a revised location for the bus 
stop. It is considered that the off-site highway works do not need to include a controlled 
pedestrian crossing, a Zebra crossing, or central pedestrian and cyclist refuges. The 
reduction in the speeds of vehicles to approximately 30 mph will have a significant and 
important positive impact on the safety of pedestrians and cyclists in connection with the 
development. 

 
9.38 The eastbound bus stop is required to be moved to a safe location at the site frontage (the 

existing shelter which is under the ownership of Tamworth Borough Council is to be 
removed) and a new pole and flag provided to cater for the possible future reinstatement of 
a bus service (potentially as a result of new passengers from the development). Acceptable 
details of drainage at the main access and cycle parking will be secured by conditions. 

 
9.39 Internal roads will permanently remain private and will not become highway. This must be 

secured permanently in planning terms. SCC Highways confirm that this is considered 
acceptable. This advice is provided from SCC Highways with the proviso that a Section 
106 Agreement is entered into. The roads should be maintained by a management 
company.  

 
9.40 Staffordshire County Council Highways have identified a need for a contribution towards 

equipping the bus stop on the north bound side of A51 Lichfield Road, Tamworth, south of 
The Fox pub with Real Time Information (RTI) system; to assist in improving the nearest 
bus service with this facility, in order to provide a high quality and attractive public transport 
choice to encourage modal shift. Approximately £8,880.00 for the RTI pole display, 
£1,731.61 for a mini feeder pillar, plus additional figure for (appropriate number of years) 
mains power supply; the precise figure will be finalised at the signing of the S106 
agreement stage.   TP fee of £7,000.00 to enable Staffordshire County Council to provide 
support to the Developer’s TP Co-ordinator and audit annual TP Monitoring Reports to 
ensure TP outcomes are being achieved 

 
9.41 Therefore, subject to conditions and a Section 106 agreement, it is considered that the 

proposal will not cause a significant nor detrimental impact regarding highway safety and is 
compliant with policy SU2 – Delivering Sustainable Transport of the adopted Tamworth 
Local Plan 2006-2031. 

  
 Flood risk 
 
9.42 The site is located within Flood Zones 2 and 3, associated with the River Tame to the west 

of the site. The site is within 20m of a river and is partially defended, with a 200 year 
standard of protection. There is both a ground water and sewer water risk identified. 
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9.43 The Flood Risk Assessment shows the surface water risk of the site is considered to be 
low A Surface Water Drainage Strategy has been devised to address this. 

 
9.44 The Flood Risk Assessment (FRA) submitted provides recommendations for the mitigation 

of flood risk. Therefore, finished floor levels will be adapted, with all houses raised. The 
finished floor levels within a 1,000 year floodplain are to be 300mm above the 100 year, 
plus 30% climate change allowance. The finished floor levels outside of the 1,000 year 
floodplain are to be 150mm above surrounding ground levels. The Environment Agency 
‘flood warning and flood evacuation plan’ are advised to be used by future residents and a 
Flood Response Plan should be prepared.  

 
9.45 The existing flood defence that borders the northern edge of the site is being retained. The 

ground level on site is also being raised and sheet piling to facilitate this raise compared to 
the existing flood defence. Responses have been received from SCC Local Lead Flood 
Authority and the Environment Agency (EA) who both responded with no objection, subject 
to conditions. They conclude that the development will not result in an increased flood risk 
in the area, and is considered acceptable. 

 
9.46 Following recent floods in February, a further study was undertaken and agreed by the 

flood authority and EA that the existing level of flood defence would remain acceptable. 
Therefore, the proposed development is in accordance with policy SU4 - Flood Risk and 
Water Management of the adopted Tamworth Local Plan 2006-2031. 

  
       Planning obligations 
 
9.47 The proposed development would be liable for Community Infrastructure Levy (CIL) at the 

residential rate for schemes of 11/more units, which is £35/ square metre (sqm).  
 
9.48 SCC Schools Organisation was consulted and have advised that the proposal would result 

in an education contribution of £639,813.00 (index linked) to be sought from the developer 

to mitigate the impact on education from the development, and it would be acceptable from 
an education perspective to subject to a Section 106 agreement which meets this 
requirement. The way in which this contribution was calculated is outlined below: 
 

9.49 Based on the location of the proposed development, SCC Schools Organisation has 
considered the impact on school places at Coton Green Primary School and The Rawlett 
School. It was calculated that the development would require 33 primary school places and 
12 secondary places. Where appropriate, all 1 bedroom dwellings and 2 bedroom 
apartments have been deducted from the dwellings numbers and at secondary level only, 
all RSL dwellings have also been deducted in line with SCC Schools Organisation’s 
Education Planning Obligations Policy. 

 
9.50 There are projected to be an insufficient number of school places in the local area to 

mitigate the impact of this development at both primary and secondary phases of 
education. Therefore, SCC Schools Organisation is requesting a contribution towards 
primary school provision and secondary school provision. The primary school education 
contribution has been calculated as follows: £13,165 x 33 = £434,445. The secondary 
school education contribution has been calculated as follows:  £17,114 x 12 = £205,368. 
This gives a total contribution of £639,813. 

 
9.51 Therefore, as part of an approval, the requested planning obligations will be required  and 

secured within a s106 Agreement. The proposed development is in accordance with policy 
IM1 – Infrastructure and Developer Contributions of the adopted Tamworth Local Plan 
2006-2031. 

 
Ecology 
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9.52 Staffordshire County Council’s Ecologist was consulted, who responded to state that a 
biodiversity net gain should result from the proposal, as per paragraphs 170 and 175 of the 
NPPF 2019.  DEFRA has supported the use of metrics to determine whether there is a net 
gain.  The forthcoming Environment Bill sets a 10% net gain as mandatory.  A biodiversity 
metric was subsequently submitted as part of the application, which indicates a biodiversity 
net gain of at least 10%. It is noted that the plans include a vertical flood barrier to the north 
of the site. This will present a solid barrier to wildlife, particularly hedgehogs.  The applicant 
must show how this will be dealt with.  Staffordshire County Council Ecology was 
consulted, who have suggested that the provision of earth or rubble ramps, either side of 
the barrier at 50m intervals would achieve this without compromising the flood protection. It 
is also noted that the Ecology Report recommends the provision of bird and bat boxes;  
these should be installed on new buildings near to retained or created habitats, with bird 
boxes on north or east elevations and bat boxes on south or southwest elevations. 

 
9.53 Therefore, subject to the conditioning of the above requirements, the proposed 

development is in accordance with policy EN4 of the adopted Tamworth Local Plan 2006-
2031. 
 

 Archaeology 
 
9.54 The application is supported by a comprehensive Heritage Impact Assessment (HIA), 

making use of a Staffordshire Historic Environment Record (HER) search. To summarise, 
groundworks have the potential to encounter and impact upon archaeological remains of 
various types and dates stretching back to at least the Neolithic period.  

 
9.55 The HIA also suggests that Coton House Farm could be located on a site occupied from 

the medieval period, owing to what appears to be an earlier building platform which 
possibly is medieval in origins. It is also noted that there is the potential for the below 
ground remains of buildings associated with Coton House to be uncovered, whilst some or 
sections of the standing buildings, which are proposed to be demolished as part of the 
scheme, may contain historic fabric. 

 
9.56  
 
9.57 It is noted from the HIA that historical mapping dating back as far as 1771 depicts hedged 

fields within and around the application site. It is recommended that retention and 
enhancement of such boundaries should be encouraged, in order to maintain an 
understanding of past landscape use and to reduce visual impacts. This has been taken 
into account during the design of the scheme in the overall design of the scheme, with 
hedging along the boundary of the site and a full landscaping strategy. 

 
9.58 Staffordshire County Council Archaeology responded with no objection to the application 

subject to a condition requiring a programme of archaeological works. 
 

Therefore, as the proposals will have an impact on any surviving below ground (and 
potentially above ground) archaeological remains within the application site, a programme 
of archaeological works will be required. Such a programme of archaeological works would 
involve a staged evaluation comprising of a historic buildings assessment of structures 
located within the proposal site and a geophysical survey followed by trial trenching. 
Development would therefore be acceptable subject to condition, complying with NPPF 
paragraph189 and 199. 
 

10. Conclusion and Planning Balance 
 
10.1 The site is an allocated site for residential development in the adopted Tamworth Local 

Plan 2006-2031. As such, the principle of residential development in this location has 
already been established as acceptable. This is subject to the proposal satisfying other 
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planning considerations, including design/visual amenity, residential amenity, highway 
safety, flood risk etc which are considered to be acceptable as discussed in this report and 
there are no outstanding objections from any statutory consultees.  

10.2 Housing density, housing mix and affordable housing provision have all been addressed 
and appropriate standards are met in accordance with housing policies HG4; HG5 and 
HG6 and NPPF.  

 
10.3 In respect of capacity and density, the scheme has been suitably reduced and amended to 

meet minimum densities as required by policy HG1; HG6 and requirements of the NPPF. It 
is considered that a net density of 50 dwellings per hectare would be in compliance with 
the policy, and forms a highly efficient use of land. Whilst the density is high, it should also 
be noted that the layout of the proposals comply to the other policies in the Local Plan 
specifically relating to residential amenity, car parking and other important on site 
requirements. The adopted Supplementary Design Guide 2019 has exacting requirements 
for separation distances and garden sizes and the proposal complies. This more recent 
design guide has significant weight in the appropriateness of the proposal which can 
demonstrate that 141 houses can be adequately accommodated on the application site. 
 

10.4 The layout has been adjusted to produce a fully acceptable scheme that complies with the 
requirements of policy EN5 of the local plan and the standards set out in the Tamworth 
Design Guide Supplementary Planning Document (SPD) 2019. The design of the dwellings 
also provides a pleasing variety and demonstrates a mixed palette of materials to ensure a 
varied and attractive development and enhanced visual amenity in accordance with policy 
EN5 of the adopted Tamworth Local Plan 2006-2031. 

 
10.5 Standards of residential amenity are met as required by policy EN5 of the adopted 

Tamworth Local Plan 2006-2031.and the Tamworth Design Guide SPD. 
 
10.6 Public open space provision is shown to a satisfactory level in accordance with policy EN4 

of the adopted Tamworth Local Plan 2006-2031. 
 
10.7 Access and highway safety issues have been considered, such as speed reduction 

measures and provision of contributions for bus stop improvements and future monitoring 
of travel plans and accepted by the County Highway Authority subject to conditions given 
below. This accords with policy SU2 and EN5 of the adopted Tamworth Local Plan 2006-
2031. 

 
10.8 Flood risk has been fully assessed in detailed reports and recommendations and 

conditions made in accordance with the relevant water authorities, and updated in respect 
of recent flooding. This accords with policy SU4 of the adopted Tamworth Local Plan 
2006-2031. 

 
10.9 Planning obligations would be required for education and affordable housing provision as 

indicated and would be subject to a S.106 legal agreement. 
 
10.10 Other matters been addressed such as ecology and archaeology and found to be 

acceptable in consultation with Staffs County Council and are found to accord with policy 
EN3 of the adopted Tamworth Local Plan 2006-2031. 

 
10.11 Therefore, the proposal is considered to be acceptable overall providing a sustainable 

development of high quality design that meets with all necessary requirements and 
complies with policies SS1, SS2, HG1, HG4, HG5, HG6, EN3, EN4, EN5, EN6, SU2, SU4, 
IM1 and Appendix A and C of the adopted Tamworth Local Plan 2006-2031, Tamworth 
Design Guide SPD 2019 and the NPPF 2019. 

 
10.12  A S106 Agreement to cover affordable housing; education contributions; off-site highway 

works and open space maintenance is required. 
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Conditions / Reasons 

 
1. The development shall be started within three years of the date of this permission.  

 
Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004).  
 

2. The development hereby approved shall only be carried out in accordance with the 
following drawings and documents: 

 
1453_10HH Proposed site layout plan        
1453_55C Garden and Separation plan    
1453_50A Aerial View site plan   
1453_12 Needwood (NE1)                       
1453_13 Needwood (NE2) 
1453_14 Milton Colton  
1453_15 Colton  
1453_16A Clifton                                          
1453_17A Chilcote (CH1)                           
1453_18A Chilctote (CH2)                       
1453_21C Repton                                       
1453_22B Langley (LA1)                           
1453_23A Langley (LA2)                          
1453_24B Ashby                                         
1453_28 Affordable E semi detached 
1453_29 Affordable E terrace of 3 
1453_30 Affordable D semi detached 
1453_31 garage type G1 and G2 
1453_32 garage type G3, G4 and G5 
1453_33 garage type G6, G7 and G8 
1453_34A Affordable A floor plan       
1453_35A Affordable A elevation       
1453_58 Apartments plots 49-56         
1453_59 Apartments 57-62                    
1453_60 Apartments 63-70                    
1453_61 Apartments 71-78                    
1453_62 Affordable E plots 24 and 25  
Boundary Section Detail 1453_64 
Typical boundary section 1453_64A 
B16226-200-P7 – External levels  
B16226-201-P6 – External levels  
B16226-202-P6 – External levels  
B16226-203-P5 – Drainage sheet 
B16226-204-P5 – Drainage sheet 
B16226-205-P5 – Drainage sheet 
B16226-220-P2 – Longitudinal sections roads 1-5 
B16226-221-P2 – Longitudinal sections roads 6-8 
B16226-500-P0 – Flood routing plan sheet 1 
B16226-501-P0 - Flood routing plan sheet 2 
B16226-502-P0  - Flood routing plan sheet 3 
B16226-SK103 Farm Access regrading levels  
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1453_43 Tree Constraints Plan 
1453_44 Syerscote Housetype (SY) Floor Plans and Elevations 
1453_45 Stretton Housetype (ST) Floor Plans and Elevations 
AW0021-LSC-PL-001 Landscape Strategy 
 
Reason: To define this permission. 
 
Prior to commencement conditions: 

 
3. No development shall commence until details and samples of the materials should be 

submitted to the Local Planning Authority and approved in writing. The development shall 
be carried out in accordance with the approved details. 

 
Reason: In the interests of the visual amenity of the area and to accord to policy EN5 of the 
adopted Tamworth Local Plan 2006-2031. 

 
4. No development shall commence until a detailed scheme for the design, construction and 

maintenance/management of the retaining wall has been submitted to, and approved in 
writing, by the local planning authority in consultation with the Environment Agency. The 
scheme shall be implemented in accordance with the approved details before the 
development is completed. 

 
In addition to this requested condition, the Environmental Permitting (England and Wales) 
Regulations 2016 require a permit to be obtained for any activities which will take place:  

 a.) on or within 8 metres of a main river (16 metres if tidal)  

b.) on or within 8 metres of a flood defence structure or culverted main river (16 metres if 
tidal)  

c.) on or within 16 metres of a sea defence  

d.) involving quarrying or excavation within 16 metres of any main river, flood defence 
(including a remote defence) or culvert  

e.) in a floodplain more than 8 metres from the river bank, culvert or flood defence structure 
(16 metres if it’s a tidal main river) and you don’t already have planning permission  

 
For further guidance please visit https://www.gov.uk/guidance/flood-risk-activities-
environmental-permits or contact our National Customer Contact Centre on 03708 506 
506. The applicant should not assume that a permit will automatically be forthcoming once 
planning permission has been granted, and we advise them to consult with us at the 
earliest opportunity. 

 
Reason: To ensure the same standard of protection as the existing flood defence and to 
prevent an increased risk of flooding, both on-site and off-site and to comply with policy 
SU4 of the adopted Tamworth Local Plan 2006-2031. 
 

5. No development shall commence until a written scheme of archaeological investigation 
(‘the Scheme’) shall be submitted for the written approval of the Local Planning Authority. 
The Scheme shall provide details of the programme of archaeological works to be carried 
out within the site, including post-fieldwork reporting and appropriate publication. 

 
Reason: To comply with policy EN6 of the adopted Tamworth Local Plan 2006-2031 and 
NPPF paragraphs 189 and 199. 
 

6. No development shall commence until a protected species survey is to be submitted for 
approval to the Local Planning Authority; this must include any mitigation requirements. 

 
Reason: To comply with policy EN4 of the adopted Tamworth Local Plan 2006-2031. 
 

Page 52



7. No development shall commence until a CEMP (Ecology) shall be submitted for approval 
by the Local Planning Authority; this is to include reasonable avoidance measures for 
protection of species, etc. 

 
 Reason: To comply with policy EN4 of the adopted Tamworth Local Plan 2006-2031. 

 
8. No development shall commence until an external lighting strategy that provides safe 

access whilst avoiding lighting of existing and newly created tree and hedge planting shall 
be submitted to and approved by the Local Planning Authority.  The strategy must include a 
contour drawing that demonstrates the effects of any lighting on receptor habitats. 

 
 Reason: To comply with policy EN4 of the adopted Tamworth Local Plan 2006-2031. 

 

9. No development shall commence until boundary treatments including hedgehog passes as 
indicated on the landscape plan shall be submitted to and approved by the Local Planning 
Authority. 

 
 Reason: To comply with policy EN4 of the adopted Tamworth Local Plan 2006-2031. 
 
10. No development shall commence until a scheme of sound insulation shall be submitted to 

and approved in writing by the local planning authority.  The scheme shall be designed 
following the completion of a noise survey undertaken by a competent person.  The 
scheme shall take account of the need to provide adequate ventilation, which may be by 
mechanical or passive means and shall be designed to achieve the following criteria with 
the ventilation operating: 
 
Bedrooms                     30 dB LAeq,   8 hr   (2300 hrs to 0700 hrs) 
                                     35 dB LAeq,   16 hr  (07:00 hrs to 23:00 hrs) 
Living rooms                 35 dB LAeq,   16 hr  (0700 hrs to 2300 hrs) 
Dining room / area        40 dB LAeq,   16 hr  (07:00 hrs to 23:00 hrs) 
  
Bedrooms                     45 dB LAmax          (2300 hrs – 0700 hrs) 
 
All noise attenuation measures that are required to be incorporated into the design of the 
property shall be completed prior to the occupation of the property. 
 
On completion of construction but prior to occupation of any dwelling, the applicant shall 
carry out tests to demonstrate that they have complied with the above environmental noise 
standards, in accordance with details to be agreed with the local planning authority and 
shall submit a report to the local planning authority for acceptance. 
 
Reason: To comply with policy EN5 of the adopted Tamworth Local Plan 2006-2031. 
 

11. No development shall commence until drainage plans for the disposal of foul and surface 
water flows have been submitted to and approved by the Local Planning Authority. The 
scheme shall be implemented in accordance with the approved details before the 
development is first brought into use. 

 
Reason: This is to ensure that the development is provided with a satisfactory means of 
drainage as well as to prevent or to avoid exacerbating any flooding issues and to minimise 
the risk of pollution and to comply with policy SU4 of the adopted Tamworth Local Plan 
2006-2031. 

 

12. No development shall commence until such time as the details of the mitigation of all 
potential impacts of flood risk and a satisfactory surface water design based on the design 
principles outlined in the Flood Risk Assessment (2017s5668 dated V9.0 dated December 
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2019) have been submitted to and approved in writing by, the Local Planning Authority. 
The final scheme to be submitted shall include the following:  

 
a.) Details of groundwater investigations to inform the design and location of 
attenuation and to ensure attenuation will not be compromised by groundwater 
flood risk.  
 
b.) Limiting the discharge rate generated by all rainfall events up to the 100 year 
plus 40% (for climate change) critical storm to 24.0l/s.  
 
c.) Provision of surface water run-off attenuation storage in accordance with the 
requirements specified in ‘Science Report SC030219 Rainfall Runoff Management 
for Developments’.  
 
d.) Incorporation of flood resilient design as detailed in Section 7 (Mitigation 
Measures) of the submitted Flood Risk Assessment  
 
e.) Detailed design (plans, network details and calculations) in support of any 
surface water drainage scheme, including details on any attenuation system, and 
the outfall arrangements. Calculations should demonstrate the performance of the 
designed system for a range of return periods and storm durations inclusive of the 1 
in 1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and 1 in 100 year plus climate 
change return periods.  
 
•  The provision of surface water treatment in accordance with CIRIA C753 Simple 
Index Approach.  
 
• Provision of an acceptable management and maintenance plan for surface water 
drainage to ensure that surface water drainage systems shall be maintained and 
managed for the lifetime of the development.  
  

The scheme shall be fully implemented and subsequently maintained, in accordance with 
the timing / phasing arrangements embodied within the scheme, or within any other period 
as may subsequently be agreed, in writing, by the local planning authority.  
 
Reason: For assurance that the structural integrity of attenuation provision will not be 
compromised as a result of high groundwater levels, and to prevent flooding by ensuring 
the satisfactory storage of/disposal of surface water from the site, in accordance with policy 
SU4 of the adopted Tamworth Local Plan 2006-2031. 
 

13. No development shall commence until full details of new access including visibility splays 
shall be submitted to and approved in writing by the Local Planning Authority. The new 
access shall thereafter be completed within the limits of the public highway as a vehicular 
dropped crossing in accordance with the approved details prior to occupation of the new 
dwelling. 

 
Reason: In order to comply with paragraphs108-110 of the NPPF 2019 and in the interest 
of Highway Safety in accordance with policy SU2 and EN5 of the adopted Tamworth Local 
Plan 2006-2031.  
 

14. No development shall commence until such time as a construction traffic management 
plan, including as a minimum details of wheel cleansing facilities, vehicle parking facilities, 
and a timetable for their provision, has been submitted to and approved in writing by the 
Planning Authority. The construction of the development shall thereafter be carried out in 
accordance with the approved details and timetable. 
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Reason: To reduce the possibility of deleterious material (mud, stones etc.) being 
deposited in the highway and becoming a hazard for road users, to ensure that 
construction traffic does not use unsatisfactory roads and lead to on-street parking 
problems in the area. In the interests of Highway Safety as recommended by the Highway 
Authority in accordance with Policies EN5 and SU2 of the adopted Tamworth Local Plan 
2006-2031. 
 

15. No development shall take place on the site until a landscaping scheme has been 
submitted to and approved in writing by the Local Planning Authority. The scheme shall 
indicate all proposed planting and landscaping as part of the development as well as 
existing trees and hedgerows on the site and indicate those to be retained, together with 
the measures to be adopted to protect them during the course of the development.  

 
Reason: In the interests of the setting and visual appearance of the development and in 
accordance with policies EN4: Protecting and Enhancing Biodiversity and EN5: Design of 
New development as set out in the adopted Tamworth Local Plan 2006-2031. 
 

 
 Highway conditions: 
 
16. Prior to the occupation of any permitted dwelling, the parking and turning areas for that 

dwelling shall be provided. The parking and turning areas shall thereafter be retained in 
perpetuity for their designated purposes.  
 
Reason: In the interests of Highway Safety as recommended by the Highway Authority in 
accordance with Policies EN5 and SU2 of the Tamworth Local Plan 2006-2031. 
 

17.     Notwithstanding the provisions of Class A of Schedule 2 Part 1 of the Town and Country 
Planning (General Permitted Development) Order 2015 (or any order revoking or re-
enacting that Order), the garages indicated on the approved plans shall be retained for the 
parking of motor vehicles and cycles. They shall at no time be converted to living 
accommodation without the prior express permission of the Local Planning Authority.  
  
Reason: In the interests of Highway Safety as recommended by the Highway Authority in 
accordance with Policies EN5 and SU2 of the Tamworth Local Plan 2006-2031. 

 
18.  The development hereby approved shall be carried out in accordance with the approved 

Construction Management Plan (CMP). The development shall be implemented in 
accordance with the approved details.  
 
Reason: In the interests of the amenity of the area Policies SU2 of the adopted Tamworth 
Local Plan 2006-2031.  

 
19.     Prior to the first occupation of any dwelling hereby approved, the off-site highway works on 

Coton Lane being the main vehicular access, new footways, new crossing facilities 
between footways on the opposite sides of Coton Lane, speed cushions, the reinstatement 
of the redundant existing vehicle access crossings and the relocation of the existing bus 
stop (including removal of the shelter) and street lighting as shown generally on the 
Proposed Traffic Management Scheme Speed Cushions Drawing (No. 20206-07) and the 
Proposed Site Layout (Drawing No. 1453/10 Rev. GG) shall be completed. 

 
Reason: To ensure a satisfactory form of development and in the interests of pedestrian 
safety and in the interests of Highway Safety as recommended by the Highway Authority in 
accordance with Policies EN5 and SU2 of the Tamworth Local Plan 2006-2031. 
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20.    No part of the development hereby permitted shall be occupied until such time as the access 
arrangements shown the Proposed Site Layout (Drawing No. 1453/10 Rev. GG) have been 
implemented in full. 

 
Reason: To ensure that vehicles entering and leaving the site may pass each other clear of 
the highway, in a slow and controlled manner, in the interests of general highway safety 
and in accordance with Paragraph 108 of the National Planning Policy Framework 
February 2019. In the interests of and in accordance with Policies EN5 and SU2 of the 
Tamworth Local Plan 2006-2031. 

 
21.     The development hereby permitted shall not be occupied until such time as secure cycle 

parking shall be provided in accordance with details first submitted to and agreed in writing 
by the Planning Authority. Thereafter the cycle parking shall be maintained and kept 
available for use. 

 
Reason: To promote travel by sustainable modes in accordance with Paragraphs 102 to 
104 and 108 of the National Planning Policy Framework February 2019 and to comply with 
policy SU2 of the adopted Tamworth Local Plan 2006-2031. 

 
22.   Notwithstanding the information submitted to date, before first occupation of any dwelling, 

the following shall be provided to the satisfaction of the Planning Authority and thereafter 
maintained: 

 
a.) Surfacing of the access with tarmacadam, concrete or similar hard bound material (not 
loose aggregate) over at least the first 10 metres behind the highway boundary; 
b.) Off-street car parking and turning facilities, to be hard surfaced, in accordance with the 
details shown on the Proposed Site Layout (Drawing No. 1453/10 Rev. GG); and, 
c.) Notwithstanding the provisions of Part 2 of Schedule 2, Article 3 of the Town and 
Country Planning (General Permitted Development) (England) Order 2015 (or any Order 
revoking and re-enacting that Order) no vehicular access gates, barriers, bollards, chains 
or other such obstructions shall be erected within a distance of 10 metres of the highway 
boundary, nor shall any be erected within a distance of 15.5 metres of the highway 
boundary unless hung to open away from the highway. 

 

Reason: In the general interests of highway safety and in accordance with Policies EN5 
and SU2 of the Tamworth Local Plan 2006-2031. 

 
22.      From the occupation of the first dwelling, the Travel Plan (TP) dated 17 December 2019 

shall be implemented, fully in accordance with the details of actions, measures, outputs 
and outcome targets contained therein. 

 
Reason: To reduce the need to travel by single occupancy vehicle and to promote the use 
of sustainable modes of transport in accordance with the National Planning Policy 
Framework February 2019and in accordance with Policies EN5 and SU2 of the Tamworth 
Local Plan 2006-2031. 
 
Landscaping conditions: 

 
23. All planting, seeding or turfing comprised in the approved details of landscaping and 

boundary treatment approved shall be carried out in the first planting and seeding season 
following the occupation of the buildings or the completion of the development, whichever 
is the sooner; and any trees or plants which within a period of 5 years from the completion 
of the development die, are removed, or become seriously damaged or diseased shall be 
replaced in the next planting season with others of a similar size and species, unless the 
Local Planning Authority gives written consent to any variation.  
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Reason: In the interests of the setting and visual appearance of the development, and in 
accordance with Policy EN5 Tamworth Local Plan 2006-2031. 
 
Ecology conditions: 
 

24.    The development hereby approved shall be carried out in accordance with the approved 
Construction Environmental Management Plan (CEMP). The development shall be 
implemented in accordance with the approved details.  
 
Reason: In the interests of nature conservation in accordance with the provisions of the 
NPPF and to comply with policy EN4 of the adopted Tamworth Local Plan 2006-2031. 
 

25.     Removal of vegetation and demolition of buildings shall be undertaken outside of bird 
nesting season (1st March – 31 August). If this is not possible, then a suitably qualified 
Ecologist shall check the areas concerned immediately prior to the clearance works to 
ensure that no nesting or nest-building birds are present. If any nesting birds are present, 
then the vegetation or buildings shall not be removed until the fledglings have left the nest. 

 
 Reason: To comply with policy EN4 of the adopted Tamworth Local Plan 2006-2031. 
 
26. Hedgerows and mature trees to be retained and should be protected in accordance with 

BS5837:2012: “trees in relation to construction”. 
 
 Reason: To comply with policy EN4 of the adopted Tamworth Local Plan 2006-2031. 

 
27.  Development should comply with recommendations in Section 5.3 of the Updated 

Preliminary Ecological Appraisal and Bat Assessment (Ecolocation, July 2018). 
 
 Reason: To comply with policy EN4 of the adopted Tamworth Local Plan 2006-2031. 

 
Flood mitigation and drainage conditions: 
 

28.    The development shall be carried out in accordance with the submitted flood risk 
assessment ref 2017s5668- FRA at Coton Lane, Tamworth, version 9 undertaken by JBA 
Consulting dated December 2019 and Addendum Notes To Flood Risk Assessment – 
2017s5668 version 09 dated 5 February 2020 and the following mitigation measures it 
details:  

 
a.) Finished floor levels shall be set in accordance with Paragraph 7.1 Finished Floor 
Levels and Figure 7.1.  

 

b.) Dwellings with ground floor accommodation shall be set 600mm above the 100-year 
with (30%) climate change post-development flood level of 59.18 m AOD  

 

c.) Houses within the 1000-year floodplain shall be a minimum 300mm above the 100-year 
with (30%) climate change post-development flood level, no lower than 58.88 m AOD as 
shown in figure 7.1.  

 
d.) Houses outside of the 1000-year floodplain shall be a minimum 150mm above the 
surrounding ground levels.  

 
These mitigation measures shall be fully implemented prior to occupation and subsequently 
in accordance with the scheme’s timing/phasing arrangements. The measures detailed 
above shall be retained and maintained thereafter throughout the lifetime of the 
development. 
 
Reason: To reduce the risk of flooding to the proposed development and future occupants. 
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29.      No part of the development hereby permitted shall be occupied until such time as site 
drainage details at the main vehicular access have been provided to and approved in 
writing by the Planning Authority. Thereafter surface water shall not drain into the public 
highway and thereafter shall be so maintained. 

 
Reason: To reduce the possibility of surface water from the site being deposited in the 
highway causing dangers to road users in accordance with Paragraph 108 of the National 
Planning Policy Framework February 2019 and to comply with policy EN4 of the adopted 
Tamworth Local Plan 2006-2031. 

 
Archaeology conditions: 

 
30.  The archaeological site work shall thereafter be implemented in full in accordance with the 

written scheme of archaeological investigation approved under condition 4. 
 

Reason: To comply with NPPF para 189 and 199 and to comply with policy EN6 of the 
adopted Tamworth Local Plan 2006-2031. 

 
31.  The development shall not be occupied until the site investigation and post-fieldwork 

assessment has been completed in accordance with the written scheme of archaeological 
investigation approved under condition 4 and the provision made for analysis, publication 
and dissemination of the results and archive deposition has been secured. 

 
 Reason: To comply with NPPF para 189 and 199 and to comply with policy EN6 of the 
adopted Tamworth Local Plan 2006-2031. 

 Environmental Health conditions: 
 
32. A desk top study carried out by a competent person to identify and evaluate all potential 

sources and impacts of land and / or groundwater contamination relevant to the site.  The 
report should include a conceptual model of the site.  Two full copies of the desk top study 
and a non technical summary shall be submitted to the local planning authority without 
delay upon completion. 

 
Reason: Due to past unknown use of historic buildings, inclusive of a named area as ’a 
smithy’ contained within the eastern third of the site from east boundary to line made by 
joining plot 71-74 to plot 16 as the main area of risk. To comply with policy EN5 of the 
adopted Tamworth Local Plan 2006-2031. 
 

33.  A site investigation shall be carried out by a competent person to fully and effectively 

characterise the nature and extent of any land and / or groundwater contamination and its 
implications upon the recommendation of the desk top study.  The site investigation shall 
not be commenced until: 

 
     a)      desk top study has been completed satisfying the requirements of 2 above; 
 
     b)      the requirements of the local planning authority for site investigations have been 
fully established; and 
 
     c)      the extent and methodology have been agreed in writing with the local planning 

authority; 
 
Reason: Due to past unknown use of historic buildings, inclusive of a named area as ’a 
smithy’ contained within the eastern third of the site from east boundary to line made by 
joining plot 71-74 to plot 16 as the main area of risk. To comply with policy EN5 of the 
adopted Tamworth Local Plan 2006-2031. 
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Other conditions: 

 
34. Notwithstanding the provisions of Class A of Schedule 2 Part 2 of the Town and Country 

Planning (General Permitted Development) Order 2015 (or any order revoking or re-
enacting that Order), no walls, fences or other means of enclosure shall be erected forward 
of the principal elevations of dwellings, or boundary walls or fences to those dwellings, 
except as authorised under the submitted application, without the prior grant of planning 
permission on an application made in that regard to the Local Planning Authority.  
 
Reason: In order to maintain the character of streets and public spaces as secured under 
the plans hereby approved in accordance with Policy EN5 Tamworth Local Plan 2006-
2031. 
 

35.    Notwithstanding the provisions of Classes A, B, C, E of Schedule 2 Part 1 and Schedule 2 
Part 2 of the Town and Country Planning (General Permitted Development) Order 2015 (or 
any order revoking or re-enacting that Order), no extensions including roof alterations or 
walls/fences or any other means of enclosure shall be erected without the prior express 
permission of the Local Planning Authority.  

 
Reason: In the interests of visual amenity, protect residential amenity and to ensure 
adequate amenity space for the proposed dwelling in accordance with Policies EN5 and of 
the Tamworth Local Plan 2006-2031. 

 
Informative Notes: 

 
Discharge of Conditions 
The applicant’s attention is drawn to The Town and Country Planning (Fees for Applications, 
Deemed Applications, Requests and Site Visits) (England) Regulations 2012, which requires that 
any written request for compliance of a planning condition(s) shall be accompanied by a fee of 
£116. Although the Local Planning Authority will endeavour to discharge all conditions within 21 
days of receipt of your written request, legislation allows a period of 8 weeks, and therefore this 
timescale should be borne in mind when programming development. 
 
Dwelling Naming and Numbering 
Prior to the occupation of the approved dwellings, please contact our Street Name & Numbering 
officer to discuss the allocation of a new address on 01827 709284 or via email to 
planningadmin@tamworth.gov.uk. 
 
Community Infrastructure Levy (CIL) 
Please be advised that Tamworth Borough Council adopted its Community Infrastructure Levy 
(CIL) Charging Schedule on the 17th July 2018. A CIL charge will apply to all relevant applications 
determined on or after the 1st August 2018. This will involve a monetary sum payable prior to 
commencement of development. In order to clarify the position of your proposal, please complete 
the Planning Application Additional Information Requirement Form, which is available for download 
from the Planning Portal or from the Council's website at www.tamworth.gov.uk/cil. 
 
Works to Trees 
Before commencing any works to trees, please note that, under the provisions of the Wildlife & 
Countryside Act of 1981, between the months of MARCH to AUGUST, no works should be 
undertaken to trees which would result in disturbance or loss of habitat of nesting birds.  
Contravention of the Act is a criminal offence.  It should also be noted that bats and their habitats 
are protected by law and again, NO works should be undertaken to trees without seeking 
specialist advice.   
 
Protected Species 
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The applicant should be aware that if any protected species are found at pre-commencement 
survey, they would have to find somewhere to relocate them to which could affect final land-take 
and require a revised layout. 
 
Refuse and Recycling Storage and Collection 
Each house needs to be provided with facilities for the storage of a wheeled refuse bin (larger 
families may have 2 bins), at least 1 wheeled recycling bin (households may need another bin if 
they produce a lot of recycling), and at least 1 wheeled garden waste bin (depending upon garden 
size). On collection days these receptacles have to be left on the front boundary of the property 
adjacent to the adopted highway (not on the highway) for collection. 

  
The Council does not encourage the use of bin collection points as these have the potential to 
cause nuisance such as bins being left out after collection, fly tipping, littering, contamination of 
recycling and preventing participation from being monitored. An individual property should present 
their waste at the curtilage of their property. 

  
The Council’s refuse and recycling service does not normally take vehicles into private roads and 
courtyard unless indemnified to do so. It is not acceptable to rely on residents to move bulk refuse 
bins to the highway for collection. The road surface should be sufficient to take a 32 tonne vehicle, 
and there should be sufficient room to allow safe access and egress for an RCV. The 
refuse/recycling collectors should have a pull distance of no greater than 10 metres. 

   
Apartment blocks and other multi-occupied residential buildings will normally be serviced by the 
provision of bulk refuse bins in the following ratios: 

  
For 6 households/20 persons: 
• 1 of 1100 litre bulk wheeled bin 
• 1 x 1100 or 3 x 360 litre bins for recycling 
• 2 garden waste bins 240 litre (if applicable) 
• Adequate storage for bulky items e.g. large furniture, white goods, etc. 

  
A suitable bin store will need to be provided with: 
• Doors/access designed to allow bins and bulky item to be safely and easily manoeuvred in 
and out. 
• Adequate space for users to have safe easy access to the bins 
• Adequate internal and external lighting 
• Protection from inclement weather for users 
• Positioned to be within a reasonable walking distance of the furthest apartments that it 
serves (taking account of the weight to be carried and that some residents may be physically 
incapacitated). 
• Must be directly accessible from the adopted highway (with a dropped kerb) to allow bulk 
bins to be emptied 
• 3 metre x 3 metre bin store 

  
Off-Site Highway Works 
The conditions requiring off-site highway works shall require a Highway Works Agreement with 
Staffordshire County Council (SCC). The Applicant is requested to contact SCC in order to secure 
the Agreement. The link below is to the Highway Works Information Pack and an application form 
for the Agreement. Please complete and send to the address indicated on the application form, 
which is Staffordshire County Council at Network Management Unit, Staffordshire Place 1, 
Wedgwood Building, Tipping Street, STAFFORD, Staffordshire ST16 2DH (or email to 
nmu@staffordshire.gov.uk). The Applicant is advised to begin this process well in advance of any 
works taking place in order to meet any potential timescales. 
https://www.staffordshire.gov.uk/transport/staffshighways/highwayscontrol/HighwaysWorkAgreem
ents.aspx 
This consent will require approval under Section 7 of the Staffordshire Act 1983. Please contact 
SCC to ensure that approvals and agreements are secured before commencement of works. 

Page 60



 
Flood Risk 
The applicant/occupants should phone Floodline on 0345 988 1188 to register for a flood warning, 
or visit https://www.gov.uk/sign-up-for-flood-warnings.  
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